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public). A landscaped central greenspace and public walkway would be developed in the central 
portion of the site to connect the South and North Parcels and provide a new pedestrian amenity. 
All existing on-site structures would be removed, including a guard house, portable office, auto 
repair building, trailer, vehicle wash bay, pavement, retaining walls, utilities, and fencing.  
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INITIAL STUDY  

1 INTRODUCTION 

An application for the proposed Buena Vista Project (“Project”) has been submitted to the City of 
Los Angeles Department of City Planning for discretionary review. The City of Los Angeles, as 
Lead Agency, has determined that the project is subject to the California Environmental Quality 
Act (CEQA), and that the preparation of an Initial Study is required. 

This Initial Study (IS) evaluates the potential environmental effects that could result from the 
construction, implementation, and operation of the proposed Project. This Initial Study has 
been prepared in accordance with CEQA (Public Resources Code §21000 et seq.), and the 
State CEQA Guidelines (Title 14, California Code of Regulations, §15000 et seq.). The City 
uses Appendix G of the State CEQA Guidelines as the thresholds of significance unless 
another threshold of significance is expressly identified in the document. Based on the 
analysis provided within this Initial Study, the City has concluded that the Project may result 
in significant impacts on the environment and the preparation of an Environmental Impact 
Report (EIR) is required. This Initial Study (and the forthcoming EIR) are intended as 
informational documents, which are ultimately required to be considered and certified by the 
decision-making body of the City prior to approval of the Project. 

1.1 PURPOSE OF AN INITIAL STUDY 

The California Environmental Quality Act was enacted in 1970 with several basic purposes, 
including: (1) to inform governmental decision makers and the public about the potential 
significant environmental effects of proposed projects; (2) to identify ways that environmental 
damage can be avoided or significantly reduced; (3) to prevent significant, avoidable damage 
to the environment by requiring changes in projects through the use of feasible alternatives 
or mitigation measures; and (4) to disclose to the public the reasons behind a project’s 
approval even if significant environmental effects are anticipated. 

An Initial Study is a preliminary analysis conducted by the Lead Agency, in consultation with 
other agencies (responsible or trustee agencies, as applicable), to determine whether there 
is substantial evidence that a project may have a significant effect on the environment. If the 
Initial Study shows that there is no substantial evidence, in light of the whole record before 
the agency, that the project may have a significant effect on the environment, the Lead Agency 
shall prepare a Negative Declaration. If the Initial Study identifies potentially significant effects 
but revisions have been made by or agreed to by the Applicant that would avoid the effects 
or mitigate the effects to a point where clearly no significant effects would occur, a Mitigated 
Negative Declaration is appropriate. If the Initial Study concludes that neither a Negative 
Declaration nor Mitigated Negative Declaration is appropriate, an EIR is normally required.1  

 
1 State CEQA Guidelines Section 15063(b)(1) identifies the following three options for the Lead Agency when there 

is substantial evidence that the project may cause a significant effect on the environment: “(A) Prepare an EIR, or 
(B) Use a previously prepared EIR which the Lead Agency determines would adequately analyze the project at 
hand, or (C) Determine, pursuant to a program EIR, tiering, or another appropriate process, which of a project’s 
effects were adequately examined by an earlier EIR or negative declaration. 
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1.2 ORGANIZATION OF THE INITIAL STUDY 

This Initial Study is organized into sections as follows: 

1 INTRODUCTION 

Describes the purpose and content of the Initial Study and provides an overview of the 
CEQA process. 

2 EXECUTIVE SUMMARY 

Provides Project information, identifies key areas of environmental concern, and includes 
a determination whether the project may have a significant effect on the environment. 

3 PROJECT DESCRIPTION 

Provides a description of the environmental setting and the Project, including project 
characteristics and a list of discretionary actions. 

4 EVALUATION OF ENVIRONMENTAL IMPACTS 

Contains the completed Initial Study Checklist and discussion of the environmental factors 
that would be potentially affected by the Project.  

1.3 CEQA PROCESS 

Below is a general overview of the CEQA process. The CEQA process is guided by the CEQA 
statutes and guidelines, which are described on the State of California’s website 
https://opr.ca.gov/ceqa/ and can be reviewed online at the following website: 
https://www.califaep.org/docs/2020_ceqa_book.pdf. 

1.3.1 Initial Study 

At the onset of the environmental review process, the City has prepared this Initial Study to 
determine if the proposed Project may have a significant effect on the environment. This Initial 
Study determined that the proposed Project may have a significant effect(s) on the environment 
and an EIR will be prepared. 

A Notice of Preparation (NOP) is prepared to notify public agencies and the general public that the 
Lead Agency is starting the preparation of an EIR for the proposed project. The NOP and Initial 
Study are circulated for a 30-day review and comment period. During this review period, the Lead 
Agency requests comments from agencies and the public on the scope and content of the 
environmental information to be included in the EIR. After the close of the 30-day review and 
comment period, the Lead Agency continues the preparation of the Draft EIR and any associated 
technical studies, which may be expanded in consideration of the comments received on the NOP. 

1.3.2 Draft EIR 

Once the Draft EIR is complete, a Notice of Completion and Availability is prepared to inform 
public agencies and the general public of the availability of the document and the locations where 
the document can be reviewed. The Draft EIR and Notice of Availability are circulated for a 45-
day review and comment period. The purpose of this review and comment period is to provide 
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public agencies and the general public an opportunity to review the Draft EIR and comment on 
the document, including the analysis of environmental effects, the mitigation measures presented 
to reduce potentially significant impacts, and the alternatives analysis. After the close of the 45-
day review and comment period, responses to comments on environmental issues received 
during the comment period are prepared. 

1.3.3 Final EIR 

The Lead Agency prepares a Final EIR, which incorporates the Draft EIR or a revision to the Draft 
EIR, comments received on the Draft EIR and list of commenters, and responses to significant 
environmental points raised in the review and consultation process. 

The decision-making body then considers the Final EIR, together with any comments received 
during the public review process, and may certify the Final EIR and approve the Project. In 
addition, when approving a project for which an EIR has been prepared, the Lead Agency must 
prepare findings for each significant effect identified, a statement of overriding considerations if 
there are significant impacts that cannot be mitigated, and a mitigation monitoring program to 
ensure that all proposed mitigation measures are implemented. 

  



Buena Vista Project PAGE 4 City of Los Angeles 
Initial Study  August 2021 

 

INTENTIONALLY LEFT BLANK 



Buena Vista Project PAGE 5 City of Los Angeles 
Initial Study  August 2021 

INITIAL STUDY 

2 EXECUTIVE SUMMARY 

 

PROJECT TITLE Buena Vista Project 

ENVIRONMENTAL CASE NO.  ENV-2016-4064-EIR 

RELATED CASES   
CPC-2016-4063-GPA-ZC-HD-ZAD-SPR; CPC-2016-
4139-DA; VTT-74548  

  

PROJECT LOCATION 1251 North Spring St., 1030 – 1380 North Broadway 

Los Angeles, CA 90012 

COMMUNITY PLAN AREA Central City North 

GENERAL PLAN DESIGNATION Light Industrial 

ZONING MR2-1 (Restricted Light Industrial) 

COUNCIL DISTRICT 1-Cedillo 

  

LEAD AGENCY City of Los Angeles  

CITY DEPARTMENT Department of City Planning 

STAFF CONTACT  Polonia Majas 

ADDRESS 221 North Figueroa Street, Suite 1350, Los Angeles, CA 
90012 

PHONE NUMBER (213) 847-3625 

EMAIL Polonia.majas@lacity.org 

  

APPLICANT S&R Partners, LLC 

ADDRESS 737 Lamar Street, Los Angeles, CA 90031 

PHONE NUMBER (323) 223-1401 
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED 

The environmental factors checked below would be potentially affected by this project, 
involving at least one impact that is a “Potentially Significant Impact” as indicated by the 
checklist on the following pages. 

 Aesthetics  Greenhouse Gas Emissions  Public Services 

 Agriculture & Forestry 
Resources 

 Hazards & Hazardous 
Materials 

 Recreation 

 Air Quality  Hydrology / Water Quality  Transportation  

 Biological Resources  Land Use / Planning  Tribal Cultural Resources 

 Cultural Resources  Mineral Resources  Utilities / Service Systems 

 Energy   Noise  Wildfire 

 Geology / Soils   Population / Housing 
 Mandatory Findings of  

 Significance 

 

DETERMINATION  
(To be completed by the Lead Agency) 

On the basis of this initial evaluation: 

  I find that the proposed project COULD NOT have a significant effect on the environment, 
and a NEGATIVE DECLARATION will be prepared. 

 I find that although the proposed project could have a significant effect on the environment, 
there will not be a significant effect in this case because revisions on the project have been 
made by or agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION 
will be prepared.  

 I find the proposed project MAY have a significant effect on the environment, and an 
ENVIRONMENTAL IMPACT REPORT is required. 

  I find the proposed project MAY have a “potentially significant impact” or “potentially 
significant unless mitigated” impact on the environment, but at least one effect 1) has been 
adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) 
has been addressed by mitigation measures based on earlier analysis as described on 
attached sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze 
only the effects that remain to be addressed. 

  I find that although the proposed project could have a significant effect on the environment, 
because all potentially significant effects (a) have been analyzed adequately in an earlier EIR or 
NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or 
mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or 
mitigation measures that are imposed upon the proposed project, nothing further is required. 

 
 
 Polonia Majas, Planning Assistant  

PRINTED NAME, TITLE 
 

 
 
 August 2, 2021 

DATE 
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EVALUATION OF ENVIRONMENTAL IMPACTS 

1) A brief explanation is required for all answers except "No Impact" answers that are adequately supported 
by the information sources a lead agency cites in the parentheses following each question. A "No Impact" 
answer is adequately supported if the referenced information sources show that the impact simply does not 
apply to projects like the one involved (e.g., the project falls outside a fault rupture zone). A "No Impact" 
answer should be explained where it is based on project-specific factors as well as general standards (e.g., 
the project will not expose sensitive receptors to pollutants, based on a project-specific screening analysis). 

2) All answers must take account of the whole action involved, including off-site as well as on-site, cumulative 
as well as project-level, indirect as well as direct, and construction as well as operational impacts. 

3) Once the lead agency has determined that a particular physical impact may occur, then the checklist 
answers must indicate whether the impact is potentially significant, less that significant with mitigation, or 
less than significant. "Potentially Significant Impact" is appropriate if there is substantial evidence that an 
effect may be significant. If there are one or more "Potentially Significant Impact" entries when the 
determination is made, an EIR is required. 

4) "Negative Declaration: Less Than Significant With Mitigation Incorporated" applies where the incorporation 
of a mitigation measure has reduced an effect from "Potentially Significant Impact" to "Less Than Significant 
Impact." The lead agency must describe the mitigation measures, and briefly explain how they reduce the 
effect to a less than significant level (mitigation measures from "Earlier Analysis," as described in (5) below, 
may be cross referenced). 

5) Earlier analysis must be used where, pursuant to the tiering, program EIR, or other CEQA process, an 
effect has been adequately analyzed in an earlier EIR, or negative declaration. Section 15063 (c)(3)(D). 
In this case, a brief discussion should identify the following: 

a) Earlier Analysis Used. Identify and state where they are available for review.  

b) Impacts Adequately Addressed. Identify which effects from the above checklist were within the 
scope of and adequately analyzed in an earlier document pursuant to applicable legal 
standards, and state whether such effects were addressed by mitigation measures based on 
the earlier analysis. 

c) Mitigation Measures. For effects that are "Less Than Significant With Mitigation Measures 
Incorporated," describe the mitigation measures which were incorporated or refined from the 
earlier document and the extent to which they address site-specific conditions for the project. 

6) Lead agencies are encouraged to incorporate into the checklist references to information sources for 
potential impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared or 
outside document should, where appropriate, include a reference to the page or pages where the 
statement is substantiated.  

7) Supporting Information Sources: A sources list should be attached, and other sources used or 
individuals contacted should be cited in the discussion. 

8) This is only a suggested form, and lead agencies are free to use different formats; however, lead 
agencies should normally address the questions from this checklist that are relevant to a project’s 
environmental effects in whichever format is selected. 

9) The explanation of each issue should identify: 

a) The significance criteria or threshold, if any, used to evaluate each question; and 

b) The mitigation measure identified, if any, to reduce the impact to less than significance.  
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INITIAL STUDY  

3 PROJECT DESCRIPTION 

3.1 PROJECT SUMMARY  

The proposed Project is a mixed-use development of residential and commercial uses consisting 
of up to 1,090,126 square feet (sf) of residential floor area (986 dwelling units [du], including 200 
affordable du); 15,000 sf of neighborhood-serving retail uses; 23,800 sf of indoor and outdoor 
restaurant uses; and 116,263 sf of other outdoor spaces. The Project would include up to 
1,128,926 of building floor area on the approximately 342,817 sf (post-dedication) Project site, 
resulting in a Floor Area Ratio (FAR) of 3.29 (i.e. Building FAR). Including the 116,263 sf of other 
outdoor space (i.e. landscaped trellis and building overhangs), the overall FAR would be 3.63 (i.e. 
Project FAR). The Project involves subdivision of the site into the “South Parcel” and “North 
Parcel” master lots and airspace lots for residential and commercial purposes. The South Parcel 
would include 631 du, 15,800 sf of restaurant, and 10,000 sf of retail, and three levels of parking 
garage below the elevation of North Broadway. Built upon the parking garage would be the six-
story Podium that spans the development on the South Parcel, the 26-story Building 1, and the 
22-story Building 2. The North Parcel would include 355 du, 8,000 sf of restaurant, and 5,000 sf 
of retail space, and three levels of parking garage below the elevation of North Broadway. Built 
upon the parking garage would be the three-story Retail Block; the six-story Courtyard Building; 
the 15-story North Building; and the two-story Podium connecting the Courtyard and North 
Building. The Project would contain approximately 56,399 sf of common open space on the South 
Parcel (including 31,288 sf available to the public) and 45,191 sf of common open space on the 
North Parcel (including 37,776 sf available to the public). A landscaped central greenspace and 
public walkway would be developed in the central portion of the site to connect the South and 
North Parcels and provide a new pedestrian amenity. All existing on-site structures would be 
removed, including a guard house, portable office, auto repair building, trailer, vehicle wash bay, 
pavement, retaining walls, utilities, and fencing.  

3.2 ENVIRONMENTAL SETTING 

3.2.1 Project Location 

The Project site is located at 1030–1380 North Broadway and 1251 North Spring Street, within 
the vicinity of the Chinatown neighborhood, downtown Los Angeles, Lincoln Heights, and Dodger 
Stadium/Elysian Park.  

The Project site is located within the Central City North Community Plan Area, immediately east 
of the Chinatown Redevelopment Project Area.2 The Project site consists of Assessor’s Parcel 
Number (APN) 5414-016-002 and is located southeast of North Broadway, north of the City’s 
Downtown area. Figure 1, Regional Location and Vicinity Map, depicts the boundaries of the 

 
2 CRA/LA Chinatown Redevelopment Project. https://planning.lacity.org/odocument/82ee5ce0-fe0c-46bc-ad08-

ef4e6d2bea63/Chinatown_.pdf accessed December 31, 2019. 
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Project site and the aerial photograph identifies surrounding land uses, roadways, and the Los 
Angeles River. 

Primary vehicular access to the Project site is provided via North Broadway and via a short 
driveway that extends west from Spring Street3 and runs under the Metro L Line tracks and onto 
the Project site. Regional access is available via the Hollywood Freeway (U.S. 101) to the south, 
which has westbound on-ramps at North Broadway and westbound off-ramps at Spring Street, 
and through historic Arroyo Seco Parkway (State Route [SR-110]) to the west, which has 
northbound off-ramps and on-ramps at Hill Street and northbound on-ramp at Stadium Way. The 
Golden State Freeway (Interstate [I]-5) is located approximately 0.4-mile to the north of the 
northern portion of the Project site. 

Bus service and light rail service are provided by Metro, and bus service is also provided by the 
City of Los Angeles Department of Transportation (LADOT). There are two bus stops located on 
the northwestern boundary of the Project site, one near the North Broadway/Bishops Road 
intersection and the other near the North Broadway/Solano Avenue intersection. The Metro 
operates Lines 28, 45, and 83, all of which run on North Broadway and stop at the Project site. 
Two other stops are located across the street from these bus stops. Metro’s Gold Line Chinatown 
Station at the Spring Street/College Street intersection is located approximately 400 feet south of 
the Project site and Metro’s Union Station in Downtown Los Angeles is located approximately 
0.65-mile south of the southern portion of the Project site. 

3.2.2 Existing Conditions 

The Project site for the proposed Buena Vista Project is approximately 8.08 acres and is partially 
developed, with portions of the property currently used for vehicle and equipment storage and 
parking. The southern portion of the Project site is partially developed with various one-story 
structures associated with Metro operations and maintenance-related activities, as well as 
vegetated sloped areas. The northern portion of the property is generally used as a construction 
staging/bus parking area with vegetated sloped areas. North Broadway defines the northwestern 
boundary of the Project site; North Spring Street is adjacent to the southern corner of the Project 
site; and the Metro L Line (formerly Gold Line)4 railroad tracks run parallel and adjacent to the 
southeastern boundary of the Project site. The Project site generally has a long and narrow bow-
tie shape, with Bishops Road located across from the approximate center of the property.  

All existing structures on the site would be removed in order to accommodate the proposed Project. 
The southern portion of the Project site includes various structures, including a guard house at the 
entry gate, modular/portable office, rectangular one-story metal auto repair building with vehicle 
bays and roll-up doors, wood trailer shed, vehicle shelter/wash bay, metal storage containers, trash 
enclosure, foundation remnants5, as well as surface parking, asphalt-paved outdoor storage yard, 
utility infrastructure, retaining walls, and fencing. Additionally, an approximately 2,132 square-foot 
addition to the rear of an existing off-site building (the “Golden Dragon Restaurant”) and associated 

 
3  Access to the Project site from Spring Street is provided via existing access easements.  
4  The Metro Board of Directors approved an update to the naming convention in November 2018 to create Metro’s 

new line letter system, which included conversion of the “Gold” Line to the “L” Line. 
5  As described in Section V. Cultural Resources, some buildings/structures on the Project site may be over 50 years 

old and therefore require further evaluation to determine if they could be historically significant, including the 
Golden Dragon Restaurant and the industrial building with roll-up bays and various concrete foundation remnants 
on the South Parcel.  
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parking extends into the Project site within the parcel boundary, and would require removal of the 
encroachment within the Project Site to accommodate the proposed mixed use development. There 
are no other off-site structures that encroach onto the Project site. 

Access to the Project Site is currently via a driveway from Spring Street, which enters the southern 
portion of the site into the Metro facility area, and a driveway from North Broadway, which enters 
the northern portion of the Project site across from Solano Avenue. Utilities that currently serve the 
Project site include electricity and water from Los Angeles Department of Water and Power 
(LADWP), natural gas from the Southern California Gas Company (SoCalGas), and sewer service 
from the Bureau of Sanitation of the City of Los Angeles.  

Chain-link fencing is located along both sides of the sloped area between North Broadway and 
the Metro tracks. This narrow strip of vacant land at the central section of the Project site across 
from Bishops Road consists mainly of bare ground with scattered weeds, although concrete 
foundations/footings, fencing, billboards, retaining wall, and trees are present. A segment of the 
Zanja Madre, a subsurface brick conduit that was the first irrigation ditch to convey water from the 
Los Angeles River to the El Pueblo de Los Angeles and local agricultural lands, is known to be 
within the Metro L Line property generally across from Bishops Road near the narrowest portion 
of the Project site, and portions may be located on the Project site. 

The northern portion of the Project site includes trees, foundation remnants, billboards, and 
graded areas used as a storage yard for construction equipment and bus storage. This section is 
also surrounded by chain-link fencing along North Broadway and adjacent to the Metro tracks. 
The northeastern tip of the Project site slopes down towards the Metro L Line tracks, near where 
North Broadway transitions into a bridge over the tracks. Overhead power lines extend from off-
site utility poles across North Broadway to the on-site billboards.  

3.2.3 Surrounding Land Uses 

The entire southeastern boundary of the Project site is adjacent to the Metro L Line tracks, 
followed by the Los Angeles State Historic Park. A maintenance road within the Metro L Line right-
of-way runs southeast of and along the Project site boundaries and separates the Project site 
from the tracks. The railroad tracks are at-grade and at a lower elevation than the northeastern 
and central sections, but then slowly rise on an elevated platform supported by concrete columns 
toward the Metro Chinatown Station at the intersection of Spring Street and College Street. The 
tracks are approximately 22 feet higher than the ground elevation (see Figure 8A, South Parcel- 
Conceptual Landscaping Plan), where the existing driveway into the Project site off of Spring 
Street, crosses under the tracks.  

Further southeast of the Gold Line tracks, the Los Angeles State Historic Park (also known as 
Cornfield Park) contains 32 acres of active and passive open spaces, plaza/events area, trails, a 
raised pedestrian bridge, and surface parking. Further to the southeast along North Spring Street 
are various industrial and warehouse uses, followed by a channelized portion of the Los Angeles 
River. The River is approximately 575 feet to the east of the Project site at the closest point on the 
North Parcel. 

As shown on Figure 1, the majority of the northwestern boundary of the Project site is adjacent to 
North Broadway. A majority of the southern portion of the Project site is located behind the 
Mandarin Plaza commercial center. The Mandarin Plaza includes one- and two-story commercial 
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buildings and a two-level parking structure that front on North Broadway. South of the Project site 
are two- and five-story buildings of the Capitol Milling Company that house retail, restaurants, and 
offices. The Metro L Line Chinatown Station is located approximately 400 feet south of the Project 
site. 

West of the Project site across North Broadway are various commercial retail and restaurant uses, 
St. Peter’s Italian Catholic Church, Casa Italiana Cultural Center, Cathedral High School, Quan 
Yum Temple, offices, surface parking lots, multi-family residences, and vacant lots. Radio Hill 
Gardens, a hillside area featuring pathways and panoramic views of the City as well as a radio 
tower used by police and first-responders, is also located within close proximity to the site to the 
north, across North Broadway. The approximately 600-acre Elysian Park is a City-owned park 
that includes active and passive recreational amenities, including sports fields, bicycle paths and 
hiking trails located near the intersection of the Interstate 5 and State Route (SR) 110. The Solano 
Canyon residential neighborhood includes single- and multi-family homes located northwest of 
the Project site between Radio Hill Gardens and Elysian Park. The SR 110 is approximately 700 
feet and Dodger Stadium is approximately 2,400 feet (0.45-mile) to the northwest of the South 
Parcel.  

3.2.4 Zoning and Land Use Designations 

As further described in Section 3.4 below, the proposed Project would require a General Plan 
Amendment to change the land use designation from Light Industrial to Regional Commercial, 
and a Zone Change to change the zoning from MR2 to C2. 

3.2.4.1 Central City North Area Plan 
Land use development within the City of Los Angeles is regulated by the Los Angeles Municipal 
Code (LAMC), the City of Los Angeles General Plan (General Plan), and 35 separate community 
plans that comprise the Land Use Element of the General Plan. The Project site is located within 
the Central City North Community Plan Area (Central City North CPA) and has a land use 
designation of “Light Industrial”. The Community Plans are implemented through the development 
standards in the City’s Zoning Code. The Project site is zoned MR2-1 (Restricted Light Industrial).  

The Central City North Community Plan serves as the major land use policy document for the 
area north and east of the City’s downtown area and provides land use regulations and 
development intensity standards. The purpose of the Plan is to promote a community that6: 

 Preserves and enhances the positive characteristics of existing residential 
neighborhoods while providing a variety of housing opportunities with compatible new 
housing. 

 Improves the function, design, and economic vitality of the commercial corridors. 
 Preserves and enhances the positive characteristics of existing uses which provide the 

foundation for community identity, such as scale, height, bulk, setbacks, and 
appearance. 

 Maximizes the development opportunities of future transit systems while minimizing any 
adverse impacts. 

 
6 Central City North Community Plan, Pages II-2 – II-3, https://planning.lacity.org/odocument/e06434a6-341a-48ed-

97dc-8f6a85780951/Central_City_North_Community_Plan.pdf, accessed December 31, 2019. 
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 Plans the remaining commercial and industrial development opportunity sites for needed 
job producing uses that will improve the economic and physical condition of the Central 
City North area. 
 

The Project site is located at the northern end of the planning area for the Central City North CPA. 
North Broadway is designated as Avenue II in the Circulation Map in this Community Plan. The 
Community Plan identifies the “Cornfield/Bullring site”, which includes the Project site, as a major 
opportunity area for development. It was considered to have the potential to accommodate 
commercial development (e.g. sports arena/stadium complex)7 or a mix of commercial and residential 
uses; as well as a combination of lower density office, retail, and residential uses. The majority of this 
property was redeveloped as the Los Angeles State Historic Park, opening in 2016. 

The City of Los Angeles is in the process of updating the Central City and the Central City North 
Community Plans into the “Downtown Community Plan”.8 The proposed draft land use designation 
for the Project site would be “Community Center”, with an allowable FAR of 6.0:1 to 8.5:1.9 It 
should be noted that the update to the Central City and Central City North Community Plans is an 
ongoing process, and as such, these preliminary draft concepts are subject to change.  

3.2.4.2 Zoning 
The Project site is zoned MR2-1 (Restricted Light Industrial). The Light Industrial and MR2-1 
designations allow for the development of various industrial and manufacturing uses. The -1 suffix 
refers to Height District 1, which does not specify a maximum height for commercial and industrial 
zones and establishes a maximum floor area ratio (FAR) of 1.5:1 per Section 12.21.1 of the LAMC.  

3.2.4.3 Transit Priority Area 
Senate Bill (SB) 743 [Public Resources Code (PRC) §21099(d)] sets forth guidelines for 
evaluating project transportation impacts under CEQA, as follows: “Aesthetic and parking impacts 
of a residential, mixed-use residential, or employment center project on an infill site within a transit 
priority area (TPA) shall not be considered significant impacts on the environment.” PRC Section 
21099 defines a “transit priority area” as an area within 0.5-mile of a major transit stop that is 
“existing or planned, if the planned stop is scheduled to be completed within the planning horizon 
included in a Transportation Improvement Program adopted pursuant to Section 450.216 or 
450.322 of Title 23 of the Code of Federal Regulations.” PRC Section 21064.3 defines “major 
transit stop” as “a site containing an existing rail transit station, a ferry terminal served by either a 
bus or rail transit service, or the intersection of two or more major bus routes with a frequency of 
service interval of 15 minutes or less during the morning and afternoon peak commute periods.” 
PRC Section 21099 defines an “employment center project” as “a project located on property 
zoned for commercial uses with a floor area ratio of no less than 0.75 and that is located within a 
transit priority area. PRC Section 21099 defines an “infill site” as a lot located within an urban 
area that has been previously developed, or on a vacant site where at least 75 percent of the 

 
7  Central City North Community Plan, Pages I-8 and III-10. https://planning.lacity.org/odocument/e06434a6-341a-

48ed-97dc-8f6a85780951/Central_City_North_Community_Plan.pdf, accessed December 31, 2019. 
8 City of Los Angeles, Draft General Plan Land Use Designation Map – Downtown Community Plan, 

https://planning.lacity.org/odocument/c1a2c3a0-f9a6-43d8-a38d-95a2aed0cf04/Downtown_Community_Plan_ 
Draft_General_Plan_Land_Use_Designations_Map.pdf, accessed September 30, 2019. 

9  Downtown Community Plan June 2019 Draft, Page 13, https://planning.lacity.org/odocument/e373cb02-c27e-
4448-ac44-0593135801ed/draft2019_downtowncp_text.pdf. 
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perimeter of the site adjoins, or is separated only by an improved public right-of-way from, parcels 
that are developed with qualified urban uses.  

The related City of Los Angeles Department of City Planning Zoning Information (ZI) File ZI No. 
2452 provides further instruction concerning the definition of transit priority projects and that 
“visual resources, aesthetic character, shade and shadow, light and glare, and scenic vistas or 
any other aesthetic impact as defined in the City’s CEQA Threshold Guide shall not be considered 
an impact for infill projects within TPAs pursuant to CEQA.”10  

The proposed Project includes a mixed-use development, including residential, retail, and 
restaurant uses. The property is a previously developed “infill” site located approximately 400 feet 
from Metro’s Chinatown Station; as such, the Project meets the criteria established by SB 743 
and ZI File No. 2542. Therefore, the Project’s aesthetic impacts shall not be considered significant 
impacts on the environment.  

3.2.4.4 East Los Angeles State Enterprise Zone 
The Project Site is designated as an Enterprise Zone/Employment and Economic Incentive 
Program Area (EZ), shown in the City’s Zoning Information and Map Access System (ZIMAS) as 
the East Los Angeles State Enterprise Zone.11 EZs are geographic areas designated by City Council 
resolution, with approval by the California Department of Commerce under either the Enterprise 
Zone Act Program or Employment and Economic Incentive Act Program. Under this designation, 
federal, state, and city governments may provide economic incentives to stimulate local investment 
and employment through tax and regulation relief and improvement of public services. As listed in 
the LAMC Section, 12.21-A,4(x)(3), the EZ program allows for lower parking ratios for commercial 
office, business, retail, restaurant, bar and related uses, trade schools, or research and 
development buildings. 

3.3 DESCRIPTION OF PROJECT 

3.3.1 Project Overview 

S&R Partners, LLC (Applicant) proposes the Buena Vista Project (Project) located at 1030–1380 
North Broadway and 1251 North Spring Street, within the City of Los Angeles. The proposed Project 
is a mixed-use development of residential and commercial uses consisting of up to 1,090,126 sf of 
residential (986 du, including 200 affordable housing du); 15,000 sf of neighborhood-serving retail 
uses; 23,800 sf of indoor and outdoor restaurant; and 116,263 sf of other outdoor space (i.e. 
landscaped trellis and building overhangs)12.  

 
10 City of Los Angeles Department of City Planning, Zoning Information File ZA No. 2452, Transit Priority Areas 

(TPAs)/Exemptions to Aesthetics and Parking Within TPAs Pursuant to CEQA, http://zimas.lacity.org/documents/ 
zoneinfo/ZI2452.pdf. 

11 City of Los Angeles Department of City Planning, Zoning Information and Mapping Access System (ZIMAS), Parcel 
Profile Report: 541-401-6002, http://zimas.lacity.org/documents/zoneinfo/ZI2129.pdf, generated September 11, 2019. 
12  A landscaped trellis is a structural latticed feature that can provide shade and architectural interest to outdoor 

spaces. Building overhangs are outdoor areas beneath a building that are not considered open space because 
they are not open to the sky, but can function as architecturally interesting open areas that provide shade and 
a pedestrian-level experience. 
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The Project would include up to 1,128,926 sf of building floor area on the 342,817 sf (post-
dedication) Project site, resulting in a Building Floor Area Ratio (FAR) of 3.29 (i.e. Building FAR).13 
Including the 116,263 sf of other outdoor space, the overall Project FAR would be 3.63 (i.e. Project 
FAR).14  

All existing structures on the Project site would be removed. On the South Parcel, demolition 
would include removal of a guard house at the entry gate, modular/portable office, rectangular 
one-story metal auto repair building with vehicle bays and roll-up doors, wood trailer shed, vehicle 
shelter/wash bay, metal storage containers, trash enclosure, foundation remnants, as well as 
surface parking, asphalt-paved outdoor storage yard, utility infrastructure, retaining walls, and 
fencing. Additionally, an approximately 2,132 square foot addition to the rear of an existing off-site 
building (the “Golden Dragon Restaurant”) and associated parking extends into the Project site 
within the parcel boundary and would require removal to accommodate the proposed Project. A 
demolition permit would be required to remove this portion of the restaurant. All required and 
applicable permits would be obtained by the Project Applicant and/or the property owner of the 
Golden Dragon Restaurant. There are no other off-site structures that encroach onto the Project 
site.  

Chain-link fencing located along both sides of the sloped area between North Broadway and the Metro 
tracks, concrete foundations/footings, fencing, retaining walls, and trees would also be removed as 
part of the Project. Existing structures to be removed include approximately 19,900 sf of buildings, as 
show in Table 1 below. Existing on-site billboards would either be removed or relocated within the 
Project site boundaries. Under current conditions, there are five single-sided billboards and three 
double-sided billboards on the North Parcel. Where Bishops Road dead-ends at the Project site, there 
are two single-sided billboards near the bus stop, and further to the south on the South Parcel, there 
are two single-sided billboards and one double-sided billboard. In total, the Project site has nine single-
sided billboards and four double-sided billboards along North Broadway. 

Table 1: Existing Uses To Be Removed 

Existing Uses 
Approximate Size 

(Square Feet) 

Restaurant building (partial demolition of Golden Dragon Restaurant) a 2,132 

Modular Offices 4,920 

Maintenance Building (industrial building with roll-up bays) 12,800 

Guard Station 48 

Total 19,900 
a Project site development requires the demolition of a 2,132 sf portion of an existing building that encroaches onto the Project site. 

 

 
13  The “Building FAR” is calculated as 1,128,926 sf of building area divided by 342,817 sf of post-dedication Project 

site (1,128,926 / 342,817 = 3.29). This area does not include the other outdoor space (i.e. landscaped trellis and 
building overhangs). 

14  The 116,263 sf of other outdoor areas that are included in the “Project FAR” calculations are provided in 
accordance with Case No. ZA 2007-3430 (ZAI) Zoning Administrator’s Interpretation. The “Project FAR” is 
calculated as 1,245,189 sf of landscaped trellis and building overhang areas, divided by 342,817 sf of post-
dedication Project site (1,245,189 / 342,817 = 3.63). 
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3.3.2  Proposed Uses 

The proposed Project involves subdivision of the site into the “North Parcel” and “South Parcel” master 
lots and airspace lots for residential and commercial purposes. Construction is anticipated to occur in 
two phases: Phase 1 for the South Parcel and Phase 2 for the North Parcel.  

Figure 1 identifies the locations of several notable off-site buildings and land uses. Figure 2, North 
and South Parcel Building Locations depicts the boundaries between the North and South Parcels 
and shows the general building massing and configuration on each parcel, as well as surrounding 
streets. Figure 3, Conceptual Site Plan, provides a top-down view of the proposed Site Plan and 
identifies the various proposed buildings on the Project site, number of stories within each 
building, nearby roadways, and view corridors that maintain views from certain roadways to the 
north of the Project site towards the south, as discussed further below.  

South Parcel Summary. Figure 4, South Parcel- Cross-Section is a cross-section of the South 
Parcel as viewed from the Los Angeles State Historic Park, showing proposed building locations 
and the configuration of the residential, retail, amenity areas, service/mechanical, and parking 
areas. The cross-section also depicts the building overhang and parking levels at the South Parcel 
and the elevation of the adjacent Metro L Line tracks. The South Parcel would include 631 du, 
15,800 sf of restaurant, and 10,000 sf of retail, and three levels of parking garage. Of the 
restaurant and retail uses, 18,175 sf would be located on the ground floor (Level 1), 1,075 would be 
located at Level 2, and approximately 750 sf of these uses located within the first level of the parking 
garage (Level P-1). All parking would be within the garage (Levels P-1 to P-3). Residential uses would 
be within each of the buildings starting at the ground level on the South Parcel. The six-story Podium 
Level would include 216 du, 20,000 sf of restaurant and retail uses, and 5,800 sf of exterior 
restaurant uses. The first four stories of the 26-story Building 1 and the 22-story Building 2 would 
include the Podium (which would span the length of the building footprint on the South Parcel) 
and these two buildings would contain an additional 231 du and 184 du, respectively. The South 
Parcel would include 56,399 sf of common open space, which includes 31,288 sf available to the 
public at the ground-level. 

As shown on Figure 4, built upon the 3-level parking garage would be the six-story Podium; the 
26-story Building 1; and the 22-story Building 2. The heights of the buildings (as measured from 
the elevation of the lowest adjacent grade within five feet of the proposed structure, per LAMC 
12.03 requirements [LADBS Document No. P-ZC 2002-008]), would be 105 feet for the Podium, 
347.6 feet for Building 1, and 304 feet for Building 2, which includes the height of the 3-level 
parking garage. The South Parcel would include an approximately 320,569 sf parking garage with 
902 parking spaces and 420 spaces for bicycle parking/storage (383 long-term, 37 short-term).  

Figure 5A, South Parcel – Site Elevation from North Broadway, shows the proposed buildings 
and their elevations, as well as the exterior architectural treatments, as described in Section 3.3.3, 
Design and Architecture. As shown, all parking garage levels on the South Parcel would be below 
the elevation of North Broadway, which is the higher elevation of the site, where the property 
fronts on North Broadway near Cottage Home Street at Building 2. At the Podium and at Building 
1, portions of P-1 would be partially above the elevation of North Broadway, as this road has a 
declining slope in elevation towards the southwest; however, the partially above grade P-1 parking 
level would not be visible from North Broadway or areas to the northwest because views would 
be blocked by the existing buildings along North Broadway that are associated with Mandarin 
Plaza.  
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Figure 5B, South Parcel – Site Elevation from the South shows the proposed Building 1 and 
Podium and their elevations, as well as the exterior architectural treatments. Due to changes in 
the existing grade elevations from North Broadway to the Los Angeles State Historic Park, P-1 
and P-2 of the 3-level parking garage would be visible from the Metro L Line tracks to the south, 
which rise in elevation towards the Chinatown Station.  The parking garage would also be visible 
from Los Angeles State Historic Park and from the adjacent Spring Street and Baker Street to the 
southeast, although the rising elevation of the Metro L Line tracks and existing landscaping trees 
along the sidewalk of the Los Angeles State Historic Park would partially obscure views of the 
parking garage (also see Figure 8A, South Parcel- Conceptual Landscaping Plan). The 
southeastern-facing portions of the parking structure would be enclosed within a solid exterior wall 
at P-3, and vine plantings on the landscaped screen wall would buffer views into P-1 and P-2 of 
the parking garage from the Los Angeles State Historic Park, as shown on Figure 8A. 

North Parcel Summary. Figure 6, North Parcel – Cross-Section of the North Parcel as viewed from 
the Los Angeles State Historic Park, shows the proposed building locations and the configuration of 
the residential, restaurant, retail, lobby/amenity, service/mechanical, and parking areas. The cross-
section also depicts trellis and building overhang areas, as well as the parking levels at the North 
Parcel. The North Parcel would include 355 du, 8,000 sf of restaurant, and 5,000 sf of retail space, 
constructed above a three-level parking garage. All restaurant and retail uses would be located on 
the ground floor (Level 1), all parking would be within the garage (Levels P-1 to P-3, below grade 
from North Broadway), and residential uses would be within each of the buildings and each of the 
levels on the North Parcel, as well as on the southeastern side of the building facing the Los Angeles 
State Historic Park, where residential units would line the parking garage Levels P-1 and P-2. The 
three-story Retail Block would include 18 du, 8,000 sf of restaurant and 5,000 sf of retail uses; the six-
story Courtyard Building would include 135 du; the two-story Podium would include 58 du; and the 
15-story North Building would include 144 du. The North Parcel would include 45,191 sf of common 
open space, which includes 37,776 sf available to the public at the ground-level. 

As shown on Figure 6, built upon the parking garage, the North Parcel would include the three-
story Retail Block; the six-story Courtyard Building; the 15-story North Building; and the two-story 
Podium connecting the Courtyard and North Building. The heights of the buildings (as measured 
from the elevation of the lowest adjacent grade within five feet of the proposed structure, per 
LAMC 12.03 requirements [LADBS Document No. P-ZC 2002-008]), would be 73 feet for the 
Retail Block; 109 feet for the Courtyard Building; 212 feet and 8 inches for the North Building; and 
56 feet and 4 inches for the Podium, which includes the height of the 3-level parking garage. The 
North Parcel includes an approximately 245,091 sf parking garage with 515 parking spaces and 240 
spaces for bicycle parking and storage (216 long-term, 24 short-term).  

Figure 7A, North Parcel – Site Elevation from North Broadway shows the proposed buildings and 
their elevations, as well as the exterior architectural treatments, as described in Section 3.3.3, 
Design and Architecture. As shown, all parking garage levels on the North Parcel would be below 
the elevation of North Broadway and would not be visible from North Broadway or from vantage 
points from areas to the northwest.  

Figure 7B, North Parcel – Site Elevation from the Northeast shows the proposed North Building 
and its elevations, including the vehicular access to the parking garage, as well as the exterior 
architectural treatments. Due to changes in the existing grade elevations, all parking levels would 
be above grade near the Metro L Line tracks. Residential units facing towards the Los Angeles 
Historic Park would line levels P-1 and P-2, and the southeastern-facing portions of the parking 
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structure, facing the Los Angeles State Historic Park, would be enclosed within a solid wall at P-3 
(also see Figure 9A, North Parcel- Conceptual Landscaping Plan).   

Table 2 provides an overview of the Project’s proposed land uses. 

Table 2: Proposed Uses 

Land Use Description 
Approximate Size 

(Square Feet) 

South Parcel 

Residential 631 du 706,854 

Restaurant  15,800 

Retail  10,000 

Trellis/ Building Overhangs  51,134 

South Parcel Total Project Area 783,788 

North Parcel 

Residential 355 du 383,272  

Restaurant  8,000 

Retail  5,000 

Trellis/Building Overhangs  65,129 

North Parcel Total Project Area 461,401 

Project Site Total 

Total Residential 986 du 1,090,126 

Total Restaurant  23,800 

Total Retail  15,000 

Total Trellis/Building Overhangs  116,263 

Total Project Area 1,245,189 

sf: square feet; du: dwelling units 

 

The majority of the proposed residential units are studio units, one-bedroom units, and two-
bedroom units. The Project also includes micro-units and nine live-work units15 Table 3 includes 
a summary of the residential unit count for the South and North Parcels.  

Table 3: Proposed Dwelling Units 

Building Micro Studio 1- BR 2-BRs Live-Work Total 

South Parcel 

Building 1 - 31 148 52 - 231 

Podium 15 45 100 52 4 216 

 
15  Micro units are residential studios of approximately 400 sf. Live-work units, or “Joint Living and Working Quarters” 

would comply with LAMC 12.03 and is defined as “A residential occupancy of one or more rooms or floors used 
as a dwelling unit with adequate work space reserved for, and regularly used by, one or more persons residing 
there.” 
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Table 3: Proposed Dwelling Units 

Building Micro Studio 1- BR 2-BRs Live-Work Total 

Building 2 - 34 116 34 - 184 

Subtotal 15 110 364 138 4 631 

North Parcel 

North Building 1 3 115 25 - 144 

Podium - 12 32 14 - 58 

Courtyard - 9 108 13 5 135 

Retail Block - 1 16 1 - 18 

Subtotal 1 25 271 53 5 355 

Total 16 135 635 191 9 986 

3.3.3 Design and Architecture 

The proposed Project has been designed to increase pedestrian activity on the east side of North 
Broadway and to increase pedestrian connectivity to the Metro L Line Chinatown Station. A 
combination of restaurants/retail, cafés, live-work units, public open space, and residential lobby 
entrances would front the public sidewalk along North Broadway. All ground floor uses are 
designed to maximize the visual connection to the street by providing windows that are free of 
reflective glass coatings, exterior mounted gates, or security grilles.  

The proposed building architecture is shown in Figures 5A and 5B for the South Parcel, and on 
Figures 7A and 7B for the North Parcel. As shown, the proposed architecture reflects the industrial 
character of past land uses by utilizing cast-in-place concrete walls, structural steel, metal panels, 
fiber cement board, and glass/steel guardrails. Variations in the textures, colors, and sizes of 
these materials would allow for a unified design that links the overall Project while differentiating 
individual buildings. Building massing and scale would provide vertical and horizontal plane 
changes along the façades of the buildings and provide a strong visual connection between the 
North and South Parcels. Retaining walls would likely be required adjacent to the driveway and 
Fire Lane from Spring Street on the South Parcel, and adjacent to the northernmost driveway on 
the North Parcel, which would be below grade from the elevation of North Broadway.16 The two 
vehicular driveways located in the center of the North Parcel would also serve as Fire Lanes (see 
Figure 11, Circulation Diagram). 

As shown on Figure 4, South Parcel- Cross-Section and Figure 6, North Parcel- Cross-Section, 
rooftop terraces with pool decks would provide private outdoor open space amenities for 
residents. All outdoor ground-level hardscape areas, including promenades, seating areas, 
courtyards, and plazas, would be publicly accessible and promote activity at the street level. On 
the South Parcel, building overhangs would be located throughout the site on Podium-level as 
well as beneath Buildings 1 and 2 on top of the Podium to provide shade and a pedestrian-scale 
character for outdoor spaces. On the North Parcel, building overhangs would be predominantly 
located beneath the Courtyard Building, as well as above the Podium beneath the North Building. 

 
16 Proposed retaining walls would be in compliance with LAMC regulations, without any request for deviations from the 

LAMC requirements. 
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The central greenspace between the buildings on the North and South Parcels is intended to 
maintain views of the Los Angeles State Historic Park and areas to the southeast of the Project 
site from public vantage points along North Broadway and from public areas to the northwest of 
the Project site along Bishops Road and Savoy Street. As shown on Figure 3, views through the 
Project site to the southeast would be maintained by architectural breaks within each parcel. As 
shown on Figure 4, an open area at ground-level would provide partial views from Cottage Home 
Street near North Broadway at the primary ingress/egress driveway on the South Parcel. As 
shown on Figure 6, an open area with a landscaped trellis structure at ground-level would provide 
views from Solano Avenue near North Broadway, and a landscaped trellis structure on the two-
level Podium would provide views from upslope areas of Casanova Street on the North Parcel. 
These breaks in massing have also been designed to provide outdoor open space amenities for 
both the public and Project residents. Decorative landscape plantings are proposed along North 
Broadway at the openings between buildings to provide a continuous visual presence at the street 
level. Other nearby streets would not experience the same views through the Project buildings. 

3.3.4 Open Space and Landscaping 

Open space and landscaped areas have been located and distributed throughout the Project site. 
Landscaping would be provided in conformance with applicable LAMC Section 12.21.G.2(a), 
which requires that 25% of common open space is planted/vegetated and LAMC Section 12.21 
G.2(a)(3) which requires one 24-inch box tree for every four dwelling units proposed on site. The 
Project includes approximately 29,952 sf of vegetated common open space areas. Each building 
would have outdoor open space areas designed for passive and active uses. These areas are 
located throughout the development and are designed to take advantage of the views of 
Downtown Los Angeles, as well as Los Angeles State Historic Park. Swimming pools, decks, 
lounge areas, viewing platforms, and multi-level amenities with viewing roof decks would be 
provided on-site. In addition, private and public plaza spaces would be provided throughout the 
Project site. Balconies have been provided throughout the buildings. Table 4, Project Open 
Space, outlines the proposed open space within both the South and North Parcel.  

Table 4: Project Open Space  

Open Space  
Approximate Size 

(Square Feet) 

South Parcel 

Ground Level Courtyards (publicly accessible) 31,288 

Level 2 Terraces 1,060 

Level 4 Terraces 3,689 

Level 5 Terraces 8,381 

Level 22 Terraces 6,020 

Level 26 Terraces 5,952 

Common Open Space Subtotal 56,399 

Private Open Spaces 1,926 

Private Open Space Subtotal 1,926 

South Parcel Total Open Space 58,325 

Open Space Required per LAMC 12.21.G.2 54,050 
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Table 4: Project Open Space  

Open Space  
Approximate Size 

(Square Feet) 

North Parcel 

Ground Level Courtyards (publicly accessible) 37,776 

Level 6 Terraces 4,659 

Level 14 Terraces 2,756 

Common Open Space Subtotal 45,191 

Ground Level Private Terraces and Open Space 1,735 

Level 2 Private Balcony Terraces 4,560 

Private Open Space Subtotal 6,295 

North Parcel Total Open Space 51,486 

Open Space Required per LAMC 12.21.G.2 34,225 

sf: square feet 

South Parcel. The conceptual landscaping plan for the South Parcel is shown in Figure 8A, South 
Parcel – Conceptual Landscaping Plan and Figure 8B- South Parcel- Courtyards Landscaping.  
As shown on these Figures, the South Parcel includes the “hill climb” climbing stairs with a landing 
area and outdoor tables that would allow access from the Project site to the adjacent Capitol Mill 
property to the south. As shown on Figure 8A, Level 5 proposes two landscaped terraces on top 
of the Podium. Additionally, P-1 and P-2 would include a landscaped screen wall, which would 
buffer views into P-1 and P-2 of the parking garage from the Los Angeles State Historic Park, 
which would buffer views into P-1 and P-2 of the parking garage from the Los Angeles State 
Historic Park along the frontage facing the Metro L Line. Species planted on the landscaped 
screen wall would include Catalina Ironwood (Lyonothamnus floribundus), Coast Live Oak 
(Quercus agrifolia), Desert Willow (Chilopsis linearis), and Sonoran Palo Verde (Parkinsonia 
praecox). All proposed plant and tree species would be drought resistant and require low water 
use. The South Terrace is adjacent to Building 1 and includes a swimming pool with outdoor 
seating and barbecue areas, raised planters, and outdoor lounge areas. The North Terrace is 
adjacent to Building 2 and contains outdoor seating areas, planters, lounge areas, and accessible 
lawn areas. The Level-26 South Deck on Building 1 and the Level-22 North Deck on Building 2 
would both include a swimming pool, outdoor seating and barbecue areas, raised planters, and 
outdoor lounge areas. Rooftop amenity areas would be open to the sky and would not include 
rooftops. 

As shown on Figure 8B, a fitness green courtyard area would be located between the hill climb 
area and Building 1, with four additional courtyards (the Entry Courtyard at Building 1, Commons 
Courtyard at the Podium, Gateway Courtyard at Building 2, and Overlook Courtyard) facing 
towards the Los Angeles State Historic Park. The Gateway Courtyard includes a streetscape 
connection to North Broadway. As shown on Figure 8B, a pedestrian promenade would connect 
the courtyard areas, which would be partially covered by building overhangs to provide shade. 
The pedestrian promenade would be a ground-level linear pedestrian public walkway that 
overlooks the Los Angeles State Historic Park. Landscaped trellis structures would provide shade 
for the restaurant and retail areas on the ground-level. Just north of Building 2, as the site 
transitions into the central greenspace, which is a vegetated public greenspace that connects the 
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North and South Parcels. Outdoor dining areas and outdoor seating would provide views of the 
Los Angeles State Historic Park. A small terraced amphitheater seating area would be adjacent 
to the Overlook Courtyard, which transitions to the sloped and vegetated greenspace area. As 
shown in Figure 8B, trees would be planted along the Project site fronting North Broadway. 

The South Parcel includes approximately 56,399 sf of common open space and 1,926 sf of private 
open space, for a total of approximately 58,325 sf of open space. Of this amount, approximately 
31,288 sf of open space would be publicly accessible on the ground-level. As previously stated, 
the parking structure would not be visible from North Broadway. The southeastern-facing portions 
of the parking structure would be clad with a concrete exterior wall at P-3, and the upper levels 
would be partially obscured by the rising elevation of the Metro tracks on the South Parcel. 
Additionally, landscaping trees would be located on the podium and terraces, and vine plantings 
on the landscaped screen wall would buffer views into P-1 and P-2 of parking garage from the 
Los Angeles State Historic Park, as shown on Figure 8A.  

North Parcel. The conceptual landscaping plan for the North Parcel is shown in Figure 9A, North 
Parcel – Conceptual Landscaping Plan and Figure 9B, North Parcel –Garden Terraces Landscaping. 
As shown on these Figures, the North Parcel includes a garden dining terrace, public shopping 
gardens, public garden plaza and kiosks, landscape trellis, and associated raised planters and 
seating. As shown on Figure 9A, the buildings on the North Parcel use large landscaped trellis 
structures to allow plantings to grow up and over the viewing deck of the Los Angeles State Historic 
Park and also on the rooftop amenity decks to provide shade and a pedestrian-scale to the outdoor 
seating areas. Rooftop amenity areas would be open to the sky and would not include rooftops. Also, 
large building overhangs are provided for outdoor walkways to create pedestrian-scaled spaces along 
the open space areas on the North Parcel.  

As shown on Figure 9B, the sidewalk near the North Building would link to a proposed off-site 
signalized crosswalk across North Broadway that would lead towards Elysian Park. Publicly 
accessible outdoor dining, viewing, and seating areas (see Garden dining terrace, Public garden 
plaza, Landscaped trellis in Figure 9B) would provide views of the Los Angeles State Historic 
Park. Just south of the Retail Block building, the site transitions into the central greenspace. As 
shown in Figure 9B, trees would be planted along the Project site fronting North Broadway. 

The North Parcel includes approximately 45,191 sf of common open space and 6,295 sf of private 
open space, for a total of approximately 51,486 sf of open space. Of this amount, approximately 
37,776 sf of open space would be publicly accessible on the ground-level. As previously stated, the 
parking structure would be below the grade of North Broadway. The southeastern-facing portions 
of the parking structure would be lined by residential units on the P-1 and P-2 levels of the parking 
structure on the North Parcel, and the P-3 ground-level would be clad with a concrete exterior wall, 
as seen from the Los Angeles State Historic Park, as shown on Figure 9A. 

Central Greenspace. As depicted on Figure 10, Central Portion – Conceptual Landscaping Plan, 
and described above, a landscaped greenspace would be constructed in the central greenspace 
portion of the Project site to provide a new public amenity to showcase the views of surrounding 
areas to the southeast of the Project site, including views of Downtown Los Angeles, the Los 
Angeles State Historic Park, and Union Station. The open space area that links the North and 
South Parcels would be vegetated with native trees and understory vegetation. A public walkway 
would connect the North and South Parcels and would be located where they would not have a 
grade elevation change of 30 feet or more. Downslope from the public walkway, the majority of 
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the central greenspace would be comprised of a landscaped and planted slope that would be 
inaccessible to pedestrians.  

As part of the Project, existing vegetation, including trees, would be removed. As indicated in 
Appendix A, 2016 Tree Report. 2020 Tree Survey and Update Memorandum, and 2021 Tree 
Survey Update Memorandum, there are 20 trees on the site with a diameter at breast height of 
eight inches or greater. These include 18 Canary Island date palm (Phoenix canariensis) trees, 
one Mexican fan palm (Washingtonia robusta), and one desert fan palm (Washingtonia filifera) 
tree. The Canary Island date palm trees are located at the northeastern section of the site, 
clustered together at the northern end except for one tree, and the Mexican fan palm and Desert 
fan palm trees are located at the southwestern section, generally north of Cottage Home Street. 
These trees are not protected under the City of Los Angeles Native Tree Protection Ordinance; 
this ordinance protects specific indigenous trees with a diameter at breast height of four inches 
or greater, including oaks (Quercus sp., except for Quercus dumosa), Southern California black 
walnut (Juglans californica var. californica), western sycamore (Platanus racemosa), and 
California bay laurel (Umbellularia californica), Mexican Elderberry (Sambucus mexicana),  and 
Toyon (Heteromeles arbutifolia).17 

The landscaping plan includes new street trees along the east side of North Broadway to provide 
shade to pedestrians and to connect to a ¼-mile walking path that incorporates a series of perches 
that provide new vistas and resting areas that extend beyond the existing sidewalk. In total, the 
landscape plan would add approximately 247 trees to the Project site. The Project would 
incorporate a mix of native plant materials along with Mediterranean and Australian plants, which 
are suitable for the Southern California climate and are considered low water use. Shade trees 
would be provided in both areas for active use and passive pedestrian areas.  

3.3.5 Access, Circulation and Parking 

As shown on Figure 11, Circulation Diagram, access to the Project would be provided by one 
driveway on the South Parcel from North Broadway, three driveways on the North Parcel from 
North Broadway, and one driveway on the South Parcel from Spring Street. The South Parcel 
driveway from Spring Street would be located beneath the elevated Metro L Line tracks.  

Approximately 0.21-acre (3-feet along the length of the Project site) of land within the Project site 
would be dedicated to the City areas public right-of-way along North Broadway.  

A total of 1,417 parking spaces would be provided on-site, which meets LAMC requirements.18  
The South Parcel includes a 320,569 sf parking garage with 902 parking spaces and 420 spaces 
for bicycle parking and storage (383 long-term, 37 short-term). The North Parcel includes three 
levels of parking lined with two levels of 58 dwelling units that are below the elevation of North 
Broadway and that face the Los Angeles State Historic Park. The North Parcel includes a 245,091 

 
17 LAMC §§ 17.02, 17.05(R). 
18  The parking ratios from LAMC Section 12.21A.4(a)(b) for residential uses and LAMC Section 12.21A4(x)(3) for 

commercial retail and restaurant uses were applied to the Project. Per LAMC Section 12.21.A4, a project may 
replace up to 10% and 20% of its residential vehicle parking and non-residential vehicle parking, respectively, and 
a project located within 1,500 feet of a major transit station may replace up to 15% and 30% of its residential 
vehicle parking and non-residential vehicle parking, respectively, with bicycle parking at a ratio of four bicycle 
parking spaces to one vehicle parking space. The Project would replace approximately 11% of the LAMC-required 
residential vehicle parking with bicycle parking. The net LAMC-required vehicle parking after reductions is 902 and 
515 vehicle parking spaces for the South Parcel and North Parcel, respectively, for a total of 1,417 required vehicle 
parking spaces. 
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sf parking garage with 515 parking spaces and 240 spaces for bicycle parking and storage (216 
long-term, 24 short-term). The proposed Project would include electric vehicle (EV) parking and 
charging stations in accordance with applicable LAMC requirements (Sections 99.05.106.5.3.3 
and 99.05.106.5.3.6 of Article 9 of Chapter IX of the LAMC). 

3.3.6 Lighting and Signage 

Architectural lighting is proposed to complement key architectural features of each building 
through the use of low profile, low wattage light-emitting diode (LED) building-mounted fixtures 
and fixtures integrated into the building facades. Low intensity LED luminaires, pedestrian poles, 
decorative lanterns, lighted bollards, and recessed step lights would also be used. 

Low glare fixtures and decorative fixtures would be located at the ground level of each building to 
create a sense of arrival and scale, and includes the use of building-mounted decorative fixtures, 
low level landscape lanterns, and floor lamps. The security lighting for the exterior courtyards and 
pedestrian walkways includes a combination of low-intensity LED luminaries, pedestrian poles, 
decorative lanterns, bollards, and recessed step lights. All exterior lighting would be designed to 
meet minimum light levels for emergency egress and to comply with the requirements of the 
California Building Code (Title 24 of the California Code of Regulations) and the California Green 
Building Standards (CALGreen) Code. 

Signage would be located at a height and of size that is visible to pedestrians and that facilitates 
access to the building entrances. Existing on-site billboards would either be removed or relocated 
within the Project site boundaries. A wayfinding signage system would be located along the public 
walkways through the Project site, which would facilitate pedestrian passage through the Project 
site to and from the Metro Chinatown Station.  

3.3.7 Roadway and Pedestrian Improvements 

North Broadway is classified as an Avenue II in Mobility Plan 2035. The half right-of-way width for 
this roadway classification is 43 feet, which includes a roadway pavement of 28 feet, as measured 
from the road centerline to the curb face and a 15-foot-wide parkway and sidewalk. In the existing 
condition, the half street right-of-way width of North Broadway is only 40 feet along the Project 
site frontage. This includes a roadway pavement width of 36 feet and a sidewalk ranging from 
four to 10 feet at the bus stop areas. As part of the Project, three feet of right-of-way width would 
be dedicated to the City of Los Angeles and would be incorporated into the public right-of-way to 
bring the total half right-of-way width to 43 feet and the total sidewalk width of seven feet. If 
required by the City, the sidewalk could be further widened to more than seven feet by reducing 
the street’s roadway pavement width accordingly. 

The proposed curb cuts for new driveways into the Project site would be located along North 
Broadway in a manner that does not reduce on-street parking. Unused curb cuts and driveways 
would be replaced with sidewalks to maintain continuity for pedestrians. There would be no 
changes to existing signalized pedestrian crosswalks across North Broadway (at its intersections 
with Cottage Home Street, Bishops Road, Solano Avenue, Casanova Street, and Elysian Park 
Drive). However, the Project proposes a crosswalk with a signal at the northeastern tip of the 
Project site to connect with the adjacent Elysian Park. 
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While the Project site and the segment of North Broadway fronting the site are located outside 
the Cornfield Arroyo Seco Specific Plan (CASP), the CASP designates North Broadway for Street 
Tree Variety No. 1, which includes a list of permitted street trees19. Pursuant to this requirement, 
the Project would incorporate appropriate street trees to be planted in tree wells along the 
sidewalk. 

3.3.8 Utilities 

The Project requires the abandonment and/or removal of existing utility connections and lines and 
the provision of new utility meters (for water, gas, and electrical services) and associated 
aboveground utility appurtenances that would be located primarily along North Broadway. These 
facilities would be appropriately screened via landscaping and/or building massing strategies. 
New on‐site electrical infrastructure would be provided via underground duct banks with at‐grade 
pad-mounted transformer equipment. All other utility service lines (i.e., water, sewer, gas, and 
phone/data lines) would be placed underground. 

3.3.9 Sustainability Features 

The Project would be built in accordance with applicable energy conservation requirements, 
including Title 24 of the California Building Standards Code [CALGreen], and the LA Green 
Building Code, and would incorporate water and energy conservation measures, as well as solid 
waste recycling and diversion programs. The plantings throughout the Project, including the central 
greenspace slopes, would increase the tree canopy and vegetated areas and provide erosion 
control measures. 

In addition, the Project is a mixed-use development within a Transit Priority Area (TPA) that would 
reduce the need for vehicle use for residents due to the Project site’s on-site restaurant and retail 
uses, proximity to local destinations and public transportation. Residents of the Project could visit 
the on-site commercial uses or nearby commercial uses within walking distance, and those in the 
live-work units could avoid commuting entirely. The Project site is located near the Metro L Line 
Chinatown Station, which would allow residents and employees to go to and from the Project by 
light rail. 

The proposed stormwater management system is a “store and use” storm water capture system 
that involves containment in on-site cisterns for compliance with Low Impact Development (LID) 
strategies. To the extent feasible, the LID Best Management Practices (BMPs) would include storm 
water capture, pretreatment, and re-use for on-site irrigation purposes, thus reducing the demand 
for seasonal potable water demands attributed to the Project’s irrigation needs. On-site landscaping 
would use drought-tolerant plants and trees. Additionally, the Project would include solar-ready 
infrastructure to allow for future solar power generation, such as photovoltaic (PV) panels on 
rooftops of the podiums and towers, with precise locations to be determined. As previously 
discussed, the proposed Project would include electric vehicle (EV) parking and charging stations 
in accordance with applicable LAMC requirements. 

 
19 City of Los Angeles, Cornfield Arroyo Seco Specific Plan, Chapter 3.1 – Streets, pages 3-11 and 3-12, 

https://planning.lacity.org/EIR/CornfieldArroyo/Ord_Adopt/Web03_CASP.pdf (2013).  
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3.3.10 Construction Schedule 

Construction of the proposed Project would be phased, with development of the South Parcel 
occurring as Phase 1 and development of the North Parcel occurring as Phase 2. Phase 1 is 
anticipated to start construction in March 2023 and end in February 2026. Phase 2 would be 
constructed soon after, or within a few years following completion of Phase 1, depending on 
market demand. For the purposes of providing a conservative analysis in the Draft EIR, Phase 2 
is assumed to begin in the February 2026 to January 2029.  

Grading activities would require approximately 67,000 cubic yards of export to be hauled to a 
landfill due to grading during Phase 1, and would require approximately 110,000 cubic yards of 
export during Phase 2. Exported soil and construction/demolition materials would be disposed at 
the Azusa Land Reclamation Disposal Facility landfill in the City of Azusa, approximately 23 miles 
from the Project site. 

3.3.11 Off-Site Improvements  

The Project would require minor off-site improvements, including but not limited to, the following: 

 A new signalized crosswalk at the northeastern tip of the North Parcel that would cross 
North Broadway, just south of Elysian Park, to provide pedestrian connectivity with the 
adjacent Elysian Park, subject to the approval of LADOT. 

 Sidewalk improvements, curb and gutter improvements, street tree replacements, and 
new driveways along North Broadway, would be required within the three-foot dedication 
of property to the public right-of-way, subject to the approval of LADOT, BOE and Urban 
Forestry. Reconfiguration and/or relocation of two existing bus stops (Broadway and 
Bishops Road and Broadway and Solano Avenue) subject to Metro approval, 

 Removal and installation of various underground utility infrastructure.  

3.4 REQUESTED PERMITS AND APPROVALS 

The list below includes the anticipated requests for approval of the Project. The Environmental 
Impact Report will analyze impacts associated with the Project and will provide environmental 
review sufficient for all necessary entitlements and public agency actions associated with the 
Project. The discretionary entitlements, reviews, permits and approvals required to implement the 
Project include, but are not necessarily limited to, the following:  

 A General Plan Amendment to change the land use designation of the Project site from 
Light Industrial to Regional Commercial; 

 A Zone Change to change the zoning for the Project site from MR2 to C2;  

 A Height District change from Height District 1 to Height District 2D; 

 A Zoning Administrator Determination to permit building height greater than the maximum 
height otherwise permitted under the Transitional Height provisions in LAMC Section 
12.21.1.A.10 of 33 feet and 61 feet. At the South Parcel, the proposed building heights 
are 347 feet and 8 inches at Building 1, 304 feet  at Building 2, and 105 feet at the Podium, 
and at the North Parcel, the proposed building heights are 73 feet at the Retail Block, 109 
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feet at the Courtyard Building, 56 feet 4 inches at the Podium, and 212 feet and 8 inches 
at the North Building. Consistent with LAMC Section 12.03, these heights are measured 
from the lowest point of the ground between the building and a line 5 feet from the 
building’s exterior wall, to the highest point of elevation of the building or structure at each 
parcel; 

 A Zoning Administrator Adjustment to reduce setback requirements:  

a. For the South Parcel, for the Podium at L-3 through L-5, to allow for a 13.6-foot 
setback in lieu of the required 17 feet at the rear lot line; and for a portion of Building 
2 at L-1 through L-22, to allow a 19-foot setback in lieu of the required 20 feet at the 
rear lot line;  

b. For the North Parcel, for the Courtyard Building at P-2 through L-5, to allow for a 16-
foot setback in lieu of the required 19 feet at the rear lot line (per LAMC Section 
12.14.C); and for the North Building at P-2 through L-14, to allow a 16-foot setback 
in lieu of the required 20 feet at the rear lot line.  

 Pursuant to LAMC Section 16.05, the Applicant requests a Site Plan Review for the 
development of more than 50 dwelling units; 

 A Vesting Tentative Tract Map (VTTM 74548) that involves the dedication of a three-foot-
wide strip along North Broadway to the City (resulting in 342,817 square feet or a net 
acreage of 7.87 acre Project Site) and subdivision of the Project site into two master lots 
and airspace lots for residential and commercial condominium purposes;  

 A Haul Route approval;  

 A Development Agreement; 

 Certification of the Environmental Impact Report; and 

 Additional approvals and permits from the City of Los Angeles Department of Building and 
Safety and Public Works (and other municipal agencies) for Project construction activities 
including, but not limited to: demolition, excavation, shoring, grading, foundation, building and 
interior improvements, and sidewalk and curb/gutter improvements along North Broadway. 

 Other discretionary and ministerial permits and approvals that may be deemed necessary, 
including, but not limited to, temporary street closure permits, grading permits, excavation 
permits, foundation permits, building permits, and sign permits. 

3.5 RESPONSIBLE PUBLIC AGENCIES 

A Responsible Agency under CEQA is a public agency with some discretionary authority over a 
project or a portion of it, but which has not been designated the Lead Agency (State CEQA 
Guidelines Section 15381). The list below identifies whether any responsible agencies have been 
identified for the Project. 

Los Angeles County Metropolitan Transportation Authority (Metro): Because the Project site 
is within 100 feet of the Metro-owned Gold Line tracks, and because the Project may require 
alterations and/or relocation of the two bus stops located along North Broadway adjacent to 
the Project site, the Applicant must consult with Metro, who must review the Project to ensure 
safe access to, and operations of, its transportation services and facilities.  
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State Department of Conservation Geologic Energy Management Division (CalGEM): Because 
the Project site contains inactive oil wells, the Applicant must consult with CalGEM to confirm that 
the wells have been adequately abandoned.  

Other potential agencies that could have discretionary approval power over the proposed Project 
will be determined through the scoping process for the Draft Environmental Impact Report. 
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INITIAL STUDY  

4 ENVIRONMENTAL IMPACT ANALYSIS 

I. AESTHETICS  

Senate Bill (SB) 743 [Public Resources Code (PRC) §21099(d)] sets forth new guidelines for 
evaluating project transportation impacts under CEQA, as follows: “Aesthetic and parking impacts 
of a residential, mixed-use residential, or employment center project on an infill site within a transit 
priority area (TPA) shall not be considered significant impacts on the environment.” PRC Section 
21099 defines a “transit priority area” as an area within 0.5 mile of a major transit stop that is 
“existing or planned, if the planned stop is scheduled to be completed within the planning horizon 
included in a Transportation Improvement Program adopted pursuant to Section 450.216 or 
450.322 of Title 23 of the Code of Federal Regulations.” PRC Section 21064.3 defines “major 
transit stop” as “a site containing an existing rail transit station, a ferry terminal served by either a 
bus or rail transit service, or the intersection of two or more major bus routes with a frequency of 
service interval of 15 minutes or less during the morning and afternoon peak commute periods.” 
PRC Section 21099 defines an “employment center project” as “a project located on property 
zoned for commercial uses with a floor area ratio of no less than 0.75 and that is located within a 
transit priority area. PRC Section 21099 defines an “infill site” as a lot located within an urban 
area that has been previously developed, or on a vacant site where at least 75 percent of the 
perimeter of the site adjoins, or is separated only by an improved public right-of-way from, parcels 
that are developed with qualified urban uses. This state law supersedes the aesthetic impact 
thresholds in the 2006 L.A. CEQA Thresholds Guide, including those established for aesthetics, 
obstruction of views, shading, and nighttime illumination. 

The related City of Los Angeles Department of City Planning Zoning Information (ZI) File ZI No. 
2452 provides further instruction concerning the definition of transit priority projects and that 
“visual resources, aesthetic character, shade and shadow, light and glare, and scenic vistas or 
any other aesthetic impact as defined in the City’s CEQA Threshold Guide shall not be considered 
an impact for infill projects within TPAs pursuant to CEQA.”20  

PRC Section 21099 applies to the Project. The proposed Project consists of a mixed-use 
development, which includes residential, retail, and restaurant uses. The property is a previously 
developed “infill” site located approximately 400 feet from Metro’s L Line Chinatown Station; as 
such, the Project meets the criteria established by SB 743 and ZI File No. 2542. Therefore, the 
Project is exempt from aesthetic impacts. The analysis in this initial study is for informational 
purposes only and not for determining whether the Project would result in significant impacts to 
the environment. Any aesthetic impact analysis in this initial study is included to discuss what 
aesthetic impacts would occur from the Project if PRC Section 21099(d) was not in effect. As 
such, nothing in the aesthetic impact discussion in this initial study shall trigger the need for any 
CEQA findings, CEQA analysis, or CEQA mitigation measures. 

 
20 City of Los Angeles Department of City Planning, Zoning Information File ZA No. 2452, Transit Priority Areas. 
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a. Have a substantial adverse effect on a scenic vista? 

Less Than Significant Impact. SB 743 (PRC §21099(d)) sets forth criteria for evaluating certain 
transit-oriented infill projects under CEQA, as follows: “Aesthetic and parking impacts of a 
residential, mixed-use residential, or employment center project on an infill site within a transit 
priority area shall not be considered significant impacts on the environment.” The related City of 
Los Angeles Department of City Planning Zoning Information File ZI No. 2452 provides further 
instruction concerning the definition of transit priority projects and affirms that aesthetics need not 
be evaluated in environmental documentation prepared in accordance with CEQA for these 
projects. Since the Project qualifies as a mixed-use residential project on an infill site within a 
transit priority area, its potential aesthetic effects shall not be considered significant, and need not 
be studied in the Draft EIR. 
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For additional context related to this threshold, the Project site is located in a highly urbanized 
area northeast of Chinatown and Downtown Los Angeles. As shown on Figure 1, it is adjacent to 
the Los Angeles State Historic Park and the Metro L Line tracks on its southeastern border, with 
commercial and single family residential uses, multi-family residential uses and Radio Hill 
Gardens and Elysian Park located on the northern and western sides of the Project site. Existing 
uses on the Project site are limited to single-story industrial buildings and outdoor storage, staging 
areas for vehicles and equipment, and billboards. 

The Project would remove existing structures and introduce mid- to high-rise buildings, ranging 
from two to 26 stories in height. The heights of the buildings on the South Parcel would be 105 
feet for the Podium, 347 feet and 8 inches for Building 1, and 304 feet for Building 2, which 
includes the parking levels. The heights of the buildings as on the North Parcel would be 73 feet 
for the Retail Block; 109 feet for the Courtyard Building; 212 feet and 8 inches for the North 
Building; and 56 feet 4 inches feet for the Podium, which includes the parking levels. The Project 
development would be separated onto two parcels (i.e., North and South Parcels) with a central 
greenspace to connect the development areas on the two parcels, allowing for a wide view 
corridor between the Los Angeles State Historic Park to the southeast and developed land uses 
to the northwest. The Project site is not located on a designated ridgeline in the Community Plan, 
nor is it part of a designated scenic vista identified in local planning documents by the City of Los 
Angeles. As discussed above, in compliance with SB 743 and the City’s Zoning Information File 
ZI No. 2452, aesthetic impacts of the Project shall not be considered significant, and no analysis 
of this topic will be provided in the Draft EIR. 

b. Substantially damage scenic resources, including, but not limited to, trees, rock 
outcroppings, and historic buildings within a state scenic highway? 

Less Than Significant Impact. The Project site is not located adjacent to or within the viewshed 
of a State Scenic Highway. The nearest State Scenic Highway, a segment of State Route (SR) 2, 
is located 10 miles to the north of the Project site. However, the Project site is located near State 
Route 110 (SR-110), which has scenic and historic designations. From Pasadena to 
approximately the Interstate 5 overpass, SR-110 is a state-designated California Historic 
Parkway. This state-designated segment of the SR-110 terminates approximately 0.7 miles north 
of the Project site.21 Due to this distance and intervening topography and landscaping, the Project 
is not expected to be visible from the state-designated Historic Parkway portion of the SR-110. 
The portion of the SR-110 that extends closest to the Project site is part of the National Scenic 
Byway system and is a City-designated Scenic Freeway.22 23 At its closest point, the SR-110 is 
located approximately 0.12-mile northwest of the Project site. The Project would be visible from 
this portion of the SR-110, particularly from the vantage point of southbound vehicles exiting the 
SR-110 at the Civic Center/Hill Street exit ramp. However, because the view would be observed 
from vehicles traveling on or exiting a freeway, views of the Project would be brief and fleeting. 

 
21  CA St & Hwy Code § 283 (2018). California Streets and Highways Code. Article 2.5, State Scenic Highways. 

Section 283. https://law.justia.com/codes/california/2018/code-shc/division-1/chapter-2/article-2.5/section-283/ 
(Accessed January 29, 2020). 

22  Federal Highway Administration, “Arroyo Seco Historic Parkway – Route 110,” 
https://www.fhwa.dot.gov/byways/byways/10246/maps (Washington, DC: Federal Highway Administration, 
accessed January 2, 2020). 

23  City of Los Angeles, “General Plan Land Use Map – Central City North Community Plan,”  
https://planning.lacity.org/odocument/2c941d9c-7285-4268-8593-44b53dbd2995/ccnplanmap.pdf (Los Angeles, 
CA: City of, February 25, 2014).  


